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INTRODUCTION 
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The  Boylston  Street  Interim  Planning  Overlay  District  (Boylston 
Street  IPOD)  covered  the  Boylston  Street  and  adjoining  areas  in 
Back  Bay.  The  neighborhood-v/ide  rezoning  efforts  was  initiated 
with  the  enactment  of  the  temporary  Boylston  Street  IPOD  in  1984 
The  interim  report  on  the  related  zoning  study  was  completed  in 
March,  19  85.  The  final  permament  zoning  amendments  recommended 
by  the  BRA  were  approved  by  the  Zoning  Commissionin  April.  1987, 
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rezoning  study  of  the  Chinatown  neighborhood  will 

through  a  community-based  master  plan  process  as 
Downtown  IPOD.  The  study  comes  at  a  time  when 

cing  a  critical  juncture  of  community  development. 

ased  master  plan  process  will,  by  necessity,  ad- 
interrelated  issues  and  concerns  that  are  funda- 

ntegrity,  the  survival,  the  continuing  development 

of  a  unique  ethnic  community — socially,  economical- 

lly. 


In  comparison,  the  construct  of  the  Boylston  Street  rezoning  pro- 
gram, the  related  scope  of  analyses/studies,  and  the  structure  of 
process  emphasized  mainly  the  issues  related  to  land  use  and  the 
economic  implications  within  the  general  context  of  urban  design. 
The  underlying  emphasis  is  understandable  given  the  fact  that 
Back  Bay  is  a  neighborhood  of  distinct  architectural  image  and 
'identity.  The  following  report  summarizes  the  neighborhood-wide, 
block-by-block  re-zoning  efforts  completed  for  the  Boylston  Street 
area  in  Back  Bay  which  can  be  further  modified,  refined,  and  ex- 
ended  for  the  design  and  the  structure  of  the  impending  Chinatown 
aster  plan. 


JECTIVES 


A\»^    jM'he  Boylston  Street  rezoning  study  sought  to  address,  in  an  open 
(%■    \^'      process,  the  need  to  balance  growth  with  historic  preservation. 
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urban  design  quality,  and  environmental  protection  of  the  area. 
Related  studies  and  analyses  were  conducted  in  four  areas,  includ- 
ing unban  analysis,  arthitectural  survey,  traffic  and  parking  ana- 
lysis aanalysis,  and  economic  analysis. 

STUDY  AREA 


3k  fi\   Approximately  acres  along  the  section  of  Boyston  Street  between 

t,^  l(^  Altiington  Street  and  Massachusetts  Avenue. 
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TIMEFRAME    AND    BUDGET 
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TOOLS 

The  tools  included  zoning  control  of  the  development  density  through 
regulating  floor /area  ratio  (FAR)  and  the  control  of  building  height. 
In  addition,  new  design  and  massing  guidelines  were  developed,  the 
architectural-historic  district  guidelines  were  expanded,  and  new 
public  improvement  projects  were  identified  and  programed. 

The  final  recommendations  were  implemented  through 

(1)  zoning  amendments  on  height  limit  and  floor /area  ratio; 

(2)  historic  preservation; 

(3)  design  guidelines;  and 

(4)  public  improvements. 

PARTICIPANTS 

The  rezoning  study  was  carried  out  by  the  Boston  Redevelopment 
Authority  in  consort  with  the  Boylston  Street  Citizen  Review 
Committee  (CRC) — the  main  vehicle  for  continuing  public  partici- 
pation throughout  the  process.  In  addition,  the  Boston  Landmarks 
Commission  and  the  Back  Bay  Architectural  Commission  were  also 
directly  involved  in  the  project. 

The  CRC  was  comprised  of  23  organizations,  including  neighborhood- 
based  community  groups  like  the  Bay  Village  Neighborhood  Associa- 
tion and  the  Ellis  Neighborhood  Association;  neighborhood  business 
groups  like  the  Back  Bay  Association  and  the  Newbury  Street  League; 
an  umbrella  neighborhood  residential/business  group  like  the  Back 
Bay  Federation;  major  Boylston  Street  institutions  like  the  Trinity 
Church  and  the  Public  Library;  city-wide  organizations  like  the  So- 
ciety of  Architects,  Chamber  of  commerce.  Greater  Boston  Real  Esta- 
te Board,  and  Preservation  Alliance;  political  representatives  like 
district  city  councillor  and  local  state  representative;  city  and 
state  agencies  and  commissions  like  the  Landmarks  Commission,  the 
Mayor's  Office  of  Business  and  Cultural  Development  (Attachment  1). 

Direct  input  from  thp  aenaral  public  was  solicited  during  the 
commenting  period  for  the  interim  report,  and  public  hearings  held 
by  the  BRA  Board  and  the  Zoning  Commission  before  the  final 
approval  of  the  recommended  zoning  amendments. 


PROCESS 

Basically  the  open  process  was  implemented  through  4  succeedng 
phases. 

(1)  The  BRA  together  with  the  CRC  initiated  in  the  spring  of  1984 
related  surveys,  stuaXes,  analyses,  and  preliminary  recommenda- 
tions. 

During  this  critical  initial  phase  of  the  project,  public  opinions 
and  comments  were  solicited  through  questionnaires  which  were  dis- 
tributed to  the  participating  members  of  the  CRC.  Position  state- 
ments on  three  major  areas  of  concerns  were  provided  by  the  respec- 
tive members.   During  this  period,  existing  zoning  regulations 
were  surveyed  and  six  sub-areas  were  defined  for  ensueing  analyses 
and  pre=liminary  recommendations. 

(2)  The  genera  1  piih1  i  fVrevi  ewf^d  and  commented  on  the  preliminary 
recommendations  presented  in  the  interim  report,  Boylston  Street 
Zoning  Study,  March,  1985. 

The  recommendations  were  developed  v/ith^Jjiput  from  the  CRC.  The 
public  commenting  period  continued  fc^^    frtonths.  During  the 
period,  (^    ^^ . 

(3)  The  preliminary  commendations  were  modified  and  refined 
following  public  agreement  reached  through  


Zoning  amendments  were  developed  accordingly. 

(4)  The  final  implementation  process  took  place. 

BRA  Board  voted  in  a  public  meeting  to  recommend  the  zoning  amend- 
ments to  the  Zoning  Commission.  The  Commission  subsequently  pro- 
ceded  to  approve  the  amendments  in  another  public  hearing. 

In  addition,  they.design  guidelines,  the  expansion  of  Back  Bay 
Architectural  District  were  undertaken  by  

The  promotion  strategies  to  upgrade  and  stablize  local  retails, 
which  were^  jointlj  dev^lo^pd^^^y^t'^C^f^'-^^i^^^  "i^e business  ,gnte^ 
pFises.         ,    "^  X  "^ 
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INITIAL  SURVEY  BY  QUESTIONNAIRES 

In  order  to  gain  some  background  knowledge  of  the  public  perception 
about  the  area,  questionnaires  were  distrbuted  to  CRG  members. 
Five  general  areas  of  concerns  were  covered,  including: 

1 .  image , 

2.  uses, 

3.  impact  of  growth, 

4.  preservation,  and 

5.  scale. 

Furthermore,  position  statements  on  three  major  areas  of  concerns 
were  solicited  from  the  CRC  members. 

1.  quality  of  life 

-  image 

-  neighborhood  impact 

-  existing  uses:  problems 

-  pedestrian  amenities 

2.  development  &  planning  issues 

-  future  growth:  where  and  how 

-  economic  development 

-  traffic 

-  preservation 

3.  regulations 

-  design  review 

-  height  and  massing 

-  use  controls 

-  miscellaneous 

The  returns  revealed  that  there  were  general  agreements  on  image 
and  impact;  problems  with  existing  use;  the  location  and  the  form 
of  future  growth;  historic  preservation;  pedestrian  amenity;  and 
design  review.   Hnw^Trg-r ,  ri-i  g;:i,jjrf:^^Tnf^|-|-|-c!  w^^-r^^  evident  regarding 
height  and  massing;  traffic  and  parking;  and  economic  development. 
(Attachment  2) 


AREA  STUDIES  AND  ANALYSES 

Studies  and  analyses  were  conducted  to  better  understand  the 
existing  physical  context,  the  anticipated  changes  to  that 
context,  current  regulation  controls,  and  the  economic  impact  of 
altering  these  controls.  They  were  organized  into  four  areas: 

1.  urban  analysis; 

2.  architectural  survey  by  Boston  Landmarks  Commission; 

3.  traffic  and  parking  analysis;  and 

4.  economic  analysis. 


Digitized  by  the  Internet  Archive 

in  2011  with  funding  from 

Boston  Public  Library 
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1.  Urban  Analysis 

Identification  of  sub-areas  within  the  study  area 


FOR  DISCUSSION 
'•\rlubtS  ONLY 


Altogether  6  sub-areas  were  identified  af ter'compamrtve— aj^axysa^ 
of  (1)  zoning;  (2)  height;  (3)  architectural  and  historical  signi- 
ficance; (4)  current  use;  (5)  street  facade  or  block  facade;  (6) 
existing  floor  area  versus  potential  build-out;  (7)  project  proposed 
or  underway;  and  (8)  key  issues.  (Attachment  3) 

Design  analysis  of  existing  buildings 

Two  model  blocks  were  selected  for  detailed  study;  they 
represented  four  architectural  periods.  Analyses  were  conducted 
in  8  areas  including  (1)  the  basic  building  module;  (2)  classic 
proportioning  system;  (3)  base  to  height  ratio;  (4)  structural 
and  storefront  ryhthms;  (5)  first  floor  cornice  line;  (6)  ratio 
of  solid  to  void  in  the  upper  facades;  (7)  materials;  and  (8) 
shadows.   (Attachment  4) 


2.  Architectural  and  Historical  Preservation  Survey  by  Boston 
Landmarks  Commission 

Individual  buildings  and  an  ensemble  of  buildings  were  researched 
methodologically  to  establish  its  architectural  and  historic  sig- 
nificance to  the  nation,  the  state,  the  city,  and  the  neighborhood. 
(Attachment  5) 


3.  Traffic  and  parking  analysis 

Scale  of  Transportation  Issues 

Potential  transportation  impacts  in  terras  of  traffic  volume  and 
parking  demand  were  examined  under  various  development  scenarios 
including  build-out  to  the  full  extent  permitted  under  existing 
zoning. 

Relation  to  Land  Use  and  Zoning 

Potential  transportation  impacts  were  examined  in  relation  to 
the  control  of  FAR,  different  uses  and  time  cycle. 


4.  Economic  Analysis 

Economic  consequences  of  altering  the  floor  area  ratia  and/or  the 
uses  permited  under  zoning  controls  were  analyzed.  After  the  exist- 
ing building  benchmark  was  extablished,  comparative  analyses  were 
conducted  to  evaluate  the  effects  of  alternative  FARs  for  new 
construction  and  commercial  use,  and  those  for  new  construction  and 
conversions  to  residential  uses.  Also  included  in  the  analysis  were 
future  changes  in  the  project  costs,  those  in  the  tax  benefits  as- 
sociated with  renovation  and  new  construction,  and  property  appre- 
caition  value. 


